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MEETING DATE: NOVEMBER 19, 2018

TITLE: FUNDING SOURCES FOR THE SOUTHERN CALIFORNIA VETERANS
CEMETERY AT THE AMENDED AND RESTATED DEVELOPMENT
AGREEMENT OR GOLF COURSE SITES IN PLANNING AREA 51

DirectorlofAdministrative Services

RECOMMENDED ACTION

Receive input from the Finance Commission on the potential funding sources for the
Southern California State Veterans Cemetery at either the Amended and Restated
Development Agreement or Golf Course sites.

EXECUTIVE SUMMARY

At the July 10, 2018 City Council meeting, City Council adopted a motion (Attachment 1)
that directed a review of all available sources of funds that could be used for a Southern
California Veterans Cemetery (SCVC). The motion included an analysis of the impact to
the Great Park Fund 180 and a cost estimate for the demolition, clean-up, design and
construction of the first phase of the proposed SCVC plan. That motion was approved by
a vote of 3 to 2 (Fox, Shea and Wagner in favor; Lalloway and Schott opposed). On July
16, 2018, Councilmembers Fox and Shea prepared a memo recommending the Planning
Commission’s review and due diligence study of an alternative SCVC site located at the
Golf Course site within the Orange County Great Park (OCGP). On August 2, 2018, the
Planning Commission voted 4-1 (Duong, Kuo, Nirschl and Smith in favor; Bartlett
opposed) to direct staff to analyze the Golf Course site (Alternative 2 on Attachment 2) in
addition to the Amended and Restated Development Agreement (ARDA) site (Alternative
1 on Attachment 2).

As directed, staff prepared the requested cost estimates for both sites and analyzed the
financial impact regarding the ARDA site adjacent to the OCGP and the proposed Golf
Course sites in the Great Park. A separate traffic evaluation analyzed both sites and
based on the City's adopted performance criteria, thresholds of significance, and General
Plan standards, the 125-acre Veterans Cemetery does not cause any significant traffic
impacts at intersections and roadway segments for either site for the scenarios analyzed.
The traffic study will be presented to the Transportation and Planning Commissions at
their meetings respectively on November 20, 2018 and December 6, 2018.
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COMMISSION/BOARD/COMMITTEE RECOMMENDATION
Not applicable.
ANALYSIS

In 2017, there was a proposed transfer of intensity that allowed for 812,000 square feet
of Research and Development (R&D) office uses at the ARDA site and a SCVC in
District 2, the southerly portion of Planning Area 51 near the Interstate 5 (I-5) and
Interstate 405 (1-405) interchange, also referred to as “the strawberry fields.” The City
Council approved the transfer of land as part of Ordinance 17-08. Subsequently, on June
5, 2018 a special municipal election was held in response to public concerns about the
location of the SCVC near the I-5 and 1-405 interchange. The voters overturned the City
Council’s adoption of Ordinance 17-08 at the June 5, 2018 election. As a result, the land
swap to place 812,000 square feet of R&D office uses on the ARDA site and the SCVC
in District 2 will not occur and the allowable uses at the ARDA site remain as previously
allowed, including cemetery uses among others.

Alternative 1 — ARDA Site

The SCVC located at the ARDA site (Alternative 1) would replace the existing 125 acres
of unentitled land within the ARDA boundary. Based on preliminary concept plans
prepared as part of the 2016 Owen report for the State of California Department of
Veteran Affairs (CalVet), the SCVC at the ARDA site would have primary access from the
traffic circle at Pusan and Cadence on the north side of the SCVC. The 18-hole golf
course located south of the ARDA site remains unchanged in the Alternative 1 analysis.

Alternative 2 — Golf Course Site

The SCVC located at the Golf Course site (Alternative 2) just south of the ARDA site
would utilize 125 acres of the 188-acre planned golf course site, with 63 acres remaining
for other golf course uses. The SCVC at the Golf Course site is anticipated to share its
primary access with the golf course from the south at Great Park Boulevard and Skyhawk,
and include a secondary access to the north via the traffic circle at Cadence and Pusan.
The ARDA site remains unchanged in the Alternative 2 analysis.

Traffic Evaluation

The City’s Transportation Department has prepared a traffic evaluation analyzing the
long-range interim year and General Plan build-out conditions for both site alternatives.
In addition, a cumulative analysis was prepared for each of the study years for both sites.

The cumulative analysis includes pending projects that have been identified, but not
approved by the City. Included in the cumulative baseline assumptions are conceptual,
not-yet-approved projects in the Cultural Terrace, as well as, the County of Orange 100-
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acre mixed use development south of Marine Way and the West Alton development north
of Irvine Boulevard.

Based on the Trip Generation Manual 10t edition, 2017, published by the Institute of
Transportation Engineers (ITE), a 125-acre cemetery would generate approximately 22
morning peak hour trips, 58 evening peak hour trips, and 753 average daily trips.
Cemetery uses typically generate weekday trips between 10:00 a.m. and 3:00 p.m., with
fewer trips during the typical commute hours.

The City’s ITAM traffic model was used to forecast long-range interim year and General
Plan build-out conditions to identify potential traffic impacts resulting from a comparison
of the baseline condition and the Veterans Cemetery project condition located at either of
the alternative sites.

Based on the City’s adopted performance criteria, thresholds of significance, and City
General Plan standards, a traffic impact occurs at an intersection if either of the following
two conditions is met: A location is at acceptable Level of Service (LOS) “D” in the
baseline condition and the project causes the location to become deficient (LOS “E” or
worse); or a location is deficient in the baseline condition (LOS “E” or worse) and the
project causes the location to further deteriorate by at least two percent.

Differences in traffic patterns between the two sites stem from a difference in how the
cemetery is accessed to and from the roadway network. When the Veteran Cemetery is
located at the ARDA site, access to the cemetery is from the Pusan and Cadence traffic
circle toward the north. This entrance is located at the southeast boundary of the District
4 residential area. When the Veterans Cemetery is located at the golf course site, access
to the cemetery is from the south at Great Park Boulevard and Skyhawk as well as from
the north at Cadence near Pusan.

The report concluded that the 125-acre Veterans Cemetery does not cause any
significant traffic impacts at intersections and arterial roadway segments for all scenarios
analyzed when the cemetery is located at the ARDA site as well as the golf course site,
based on the City’s adopted performance criteria, thresholds of significance, and City
General Plan standards.

The report had the following recommendations: that subsequent analysis of vehicular,
transit, bicycle and pedestrian site-specific driveway access and connectivity be
evaluated as part of the project-specific entittement process once the location of the
cemetery is determined, both sites would likely require an Operational Traffic
Management Plan that identifies preferred routes that avoid roadways shared with school
age pedestrians, and special events held at the Veterans Cemetery that might draw larger
attendance would likely require issuance of a special event permit through the City and a
Special Event Transportation Management Plan would likely be required.
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Cost Estimates

As directed, staff developed preliminary SCVC cost estimates (Attachment 3) for phase
1 development of Alternative 1 the ARDA site and for phase 1 of Alternative 2 the Golf
Course site. Both cost estimates include site preparation and demolition, construction of
an initial 12.4 acres including rough and fine grading, utility installation, drainage and
detention basins, paving of access roads and driveways, landscaping, installation of
1,750 in ground cremains, 3,250 columbarium niches, ceremonial entrance, cortege
assembly area, committal service shelter, flag assembly area, memorial walk, perimeter
walls and administration and maintenance.

The total cost estimate for Alternative 1 is $90,913,014 as compared to $58,998,929 for
Alternative 2. Alternative 2 includes clearing and grubbing the entire 125-acre site, moving
1.1 million cubic yards of an existing dirt stockpile, demolition, roadway construction, and
the SCVC items detailed earlier. Alternative 1 is more expensive due to necessary
remediation/abatement and demolition of 77 existing structures including foundations and
the corresponding underground utilities. The ARDA (Alternative 1) estimate was part of
the 2016 Owen report prepared for CalVet, updated recently in June 2018. The Golf
Course (Alternative 2) estimate was prepared by City staff utilizing the updated CalVet
estimate for the ARDA site, but replacing the remediation/abatement and demolition of
buildings with the grading and access roadway construction for the site.

Potential Sources of Funds

Potential Funding Sources for the Southern California Veterans Cemetery
Alternative 2
Fund Balance Estimated Fund Eligible to be Alternative 1 Golf Course

as of July 1, Balance at used for ARDA Site Site
Funding Source 2018 July 1, 2021 OCGP $91 million  $59 million
1 Fund 180 Orange County Great Park $38 million $26 million Yes Yes Yes
2 DOF Settlement Agreement Funds $50 million $248 million Yes Yes Yes
3 Fund 112 Local Park Fees Fund' $105 million $84 million Yes Yes Yes
4 Fund 118 Systems Development Fund’ $25 million $10 million Yes Yes Yes
Community Facilties District 2013-3
5 2 NA NA Yes Yes Yes
(Great Park)
Five Points savings for not building a golf
6 2 NA NA Yes Yes Yes
course
7 Fund 002 Asset Management Plan® $44 million $42 million No Yes No
8 Fund 006 Contingency Reserve Fund® $43 million $43 million No Yes No
9 Potential Federal Grant* $10 million NA Yes Yes
10 Potential State Allocation® $4.5 million NA Yes Yes

" Fund 112 and Fund 118 are fees that have specific uses for them which may include cemetery uses. A portion of the fund balances in these
two funds has been allocated to other projects as indicated in the July 1, 2021 column, however those funds could be reallocated.

2 These potential funding sources would require additional negotiations with the developer at the Great Park.

3 Fund 002 and Fund 006 are considered general funds and they are not legally restricted in their use, however it would require a change to the
City's current policy to reallocate them from their current intended uses.

“ Potential Federal grant is discretionary and requires State and Federal approvals; and the timing is unknown.

5 Potential State allocation has been set aside in a master development fund, but would require State action to appropriate for a specific site.
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The cost estimates discussed above and attached to this report as Attachment 2 were
developed to determine the overall funding needs. In addition, it was estimated that the
City would need 10 percent of the funds available for pre-construction costs, including an
anticipated contribution from the State of California of $4.5 million in fiscal year 2019-20.
The balance for phase 1 construction would be needed in fiscal year 2021-22. Staff
considered all available and potential sources of funds to pay for the SCVC at the two
alternative sites. Where noted general funds were not considered for use in the OCGP in
accordance with City Council Resolution No. 06-71. The resolution prohibits general fund
money as an available source for Alternative 2 the Golf Course site, because it is located
inside the OCGP boundaries. However, since the ARDA site is outside of the OCGP
boundaries the resolution prohibiting general fund expenditures for the OCGP would not
apply to Alternative 1.

Fund 180 Orange County Great Park

The Orange County Great Park Fund 180 (Fund 180) is a special fund used to account
for the administrative, operating, maintenance and programming expenditures of the
OCGP. Fiscal year 2018-19 budget projections show the fund balance for Fund 180
estimated at $38 million. The projections show expenditures higher than revenues
through fiscal year 2022-23 and the fund balance declines to an estimated $26 million. In
fiscal year 2023-24 the secondary maintenance and other revenues are projected to be
higher than expenditures and the fund balance is anticipated to increase over the next
ten years reaching $50 million in fiscal year 2033-34. As stated earlier general funds are
not eligible for building, maintaining or programming at the OCGP, because of this
available funds for capital expenditures for the OCGP are limited, however Fund 180
funds would be eligible for the SCVC for either Alternative 1 or Alternative 2.

Department of Finance (DOF) Settlement Agreement Funds

The City, Successor Agency and Irvine Community Land Trust (ICLT) filed lawsuits to
have three former redevelopment agency contracts upheld as enforceable obligations.
On July 9, 2014, the parties to the lawsuits entered into a Settlement Agreement totaling
$292 million of which the Irvine Community Land Trust currently receives 10 percent or
$29.2 million. The Settlement Agreement funds are not restricted and may be used for
any City purpose the same as general funds. As of July 1, 2018, $50 million net of
payments to ICLT has been received. The Settlement Agreement funds have not been
committed to a specific use these funds are being deposited in Fund 180; however, they
are discussed separately in this report. Development projections were used to estimate
the potential repayment of the Settlement Agreement funds. The projections indicate that
by July 1, 2021 the City will have received approximately $248 million of the total funds
net of the ICLT payment. The Settlement Agreement funds are not restricted and may be
used to pay for the SCVC at either site or may be used for any other project including
OCGP improvements.
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Other Potential Funding Sources

There are six other potential funding sources that would require additional findings,
changes to City policy or negotiations with Heritage Fields before they could be viable
sources. These potential sources include two special funds, Fund 112 Local Park Fees
and Fund 118 System Development Funds that are comprised of revenues collected
through developer fees. The use of funds in Fund 112 is subject to legislation known as
the “Quimby Act”, which restricts the allocation of funds to park and recreation projects.
The use of Fund 118 is for circulation and non-circulation infrastructure development.
There may be an opportunity to negotiate with the developer, Heritage Fields on the
inclusion of a cemetery use inside the Community Facilities District bond issue (CFD).
The inclusion would be contingent on bonding capacity and the inclusion of a cemetery
in the eligible uses of CFD bond proceeds. If the Golf Course site Alternative 2 is selected
it would be required to renegotiate the terms of the development agreement surrounding
the build out of the golf course. The last two funding sources include the use of two
general funds: Fund 002 the Asset Management Plan (AMP) and Fund 006 the
Contingency Reserve Fund (Reserve Fund). Although neither the AMP or the Reserve
Fund are restricted in their use, current City policy has the AMP being used to provide a
long-term funding source for rehabilitation of City infrastructure and the Reserve Fund is
being set aside as a contingency reserve fund with a funding goal of 25 percent of the
general fund appropriation budget.

The last two funding sources identified include a potential federal grant for $10 million
and a State of California allocation for $4.5 million. The Federal United States Department
of Veterans Affairs (USDVA) indicated it might be willing to provide a $10 million grant for
the project. Before consideration of this discretionary grant, the State would need to
commit a minimum of 10 percent of the estimated phase one construction cost
(regardless of source) and authorize the project. The Federal State Veterans Cemetery
Grant program has $45 million annually to fund projects nationwide. The State has set
aside $4.5 million in a Master Development Fund, which can be used for the SCVC
project, including towards the initial 10 percent, if allocated in the State’s annual
budget. Additional funds could also be requested from the State.

ALTERNATIVES CONSIDERED

The City could choose to allocate funds from either one, or a combination of both, of the
identified sources to finance the SCVC. The use of these sources would limit the funding
for other City projects including the OCGP. Alternatively, the City could direct staff to look
at the other potential sources of funds and return with recommendations on a revised
Capital Improvement Project budget or policy changes to allow for the use of the AMP
and/or Contingency Reserve Fund. Another alternative would be for the City to direct staff
to enter into negotiations with the developer regarding the potential use of CFD bond
funds or renegotiating the developer agreement. It should be noted that the potential



Finance Commission Meeting
November 19, 2018
Page 7 of 7

funding sources for the SCVC listed above are not currently available and they require
separate actions and approval by the City Council or the developer.

FINANCIAL IMPACT

Allocating City funds and land to the SCVC would limit the City’s ability to pursue other
projects, particularly projects related to the OCGP such as the buildout and operation of
the Cultural Terrace. Per resolution, general fund money is not allowed to be used for
projects inside the OCGP. The allocation of Fund 180 or Settlement Agreement Funds to
the SCVC would mean less potential funds for other City and OCGP projects.

REPORT PREPARED BY Jim Houlihan, Manager of Engineering/City Engineer
Amy Roblyer, Senior Management Analyst

ATTACHMENTS
1. Approved Motion Regarding Veterans Cemetery

2. Vicinity Map City of Irvine Proposed Southern California Veterans Cemetery
3. State Veterans Cemetery Cost Estimate



SUBSTITUTE MOTION RE VETERANS’ CEMETERY

L. Direct the Planning Commission to:

(a) Work with the city’s legal team, to prepare a comprehensive review of contractual
agreements with our development partner and any other legal constraints, so that we might
understand our Great Park construction obligations; and,

(b) Prepare an accurate time line for clean-up and first phase development and if in fact
the first phase can be built and opened by November 11, 2020, as described in Councilmember
Lalloway’s memo.

2 Direct the Finance Commission to:

(a) Review all available sources of potential cemetery funds, (including Great Park Fund
180’s presently and expected future receipts);

(b) Analyze the impact to the Great Park construction of removing $80 million from
Fund 180; and,

(c) Prepare an update of expected cost of demolition, clean-up, design, and construction
of the first phase of the proposed cemetery plan (as described in the 2016 Concept Plan).

3. Direct the Planning Department staff to prepare a report of any known hazardous
contaminants at the ARDA site and suggest how best to quickly address those matters with the
least impact on City funds. (If outside consulting support is needed, staff is to bring to Council,
within 60 days, a request for consultant approval, a description of the anticipated scope of work,
and needed budget adjustments for Council review and authorization of this special
environmental consultant.)

4.  Direct the Transportation Commission to complete a comprehensive traffic study for the
proposed cemetery at the ARDA site, for the complete build out of the 125 acres.

5.  Direct the Mayor (whoever that may be over the coming year) to work with the OC
Veterans groups, the State Legislature, CalVet, the Federal VA Department, and the County of
Orange to:

(a) Gather all available pertinent information regarding the proposed ARDA site idea
regarding full build out costs, including maintenance responsibilities, oversight of undeveloped
acreage, responsibilities for construction of the additional phases of the cemetery, and impacts of
internment services on the surrounding schools, and property owners (e.g. funeral processions,
gun salutes);

(b) Amend legislation to change the designation of the site and put money into the FY
2019-2020 state budget for the first phase of construction; and,

(c) Evaluate and report to the City Council on the question of Irvine participation in
potential other Orange County sites.

6.  Direct the City Manager to:

(a) Meet and confer with the County CEO and appropriate County staff members to
receive updates about its plan to consider construction of a Veterans Cemetery on County land;
and,

(b) Report regularly to the City Council and the public for ongoing review, discussion
and deliberation.

ATTACHMENT 1



City of Irvine

UPPER BEE

J ,i:"F' | jﬂ
U & | Portola
; 28 > Hi hSchool_/ /N
% ‘ w2 S Alterngtive 1 e”"\ '

z
S ) Golf RD |
£ jjﬁ} I Sl ARDA 4 ‘, %JBU L BOSQUE
o [ ~ { / % ‘ ",a‘ ,
1ay | W& AGRICULTURE/
{ XS Alternative 2! / A
Gremll\/_d} (e Y 1250f 188 | '\ L =5 GOLF COURSE
COMMUNITY s
ICE FACILITY SPORTS PARK
WESTERN 57N - A WILDLIFE
) W58 Cultural Terrace N
SECTOR o, ;g?@ e CORRIDOR
;SJ’ @9l = CULTURAL TERRACE
o4 -
==Y BNSF Railroad
g Barranca Pkwy Slgltrlloen
. ﬁo 1000 2000 FT @

10/2018

Alternative 1 (ARDA site) 125 acres

D Alternative 2 (Golf Course site) 125 of 188 acres

mmmmm=  Potential State Veterans Cemetery Access Roadways

ATTACHMENT 2



11/7/2018

SOUTHERN CALIFORNIA VETERANS' CEMETERY

COST COMPARISON
GOLF COURSE GOLF COURSE CALVET ARDA
QUANTITY UNIT (ALTERNATIVE 2) (ALTERNATIVE 2) (ALTERNATIVE 1)
UNIT COST TOTALS TOTALS
SUMMARY ESTIMATE

BUILDINGS 5 2,492,700 $ 2,492,700
ADMINISTRATION BUILDING 2,149 SF S 994,700 S 994,700
MAINTENANCE BUILDING 3,831 SF $ 1,195,000 S 1,195,000
COMMITTAL SHELTER 1,076 SF S 303,000 S 303,000
SITE DIRECT COST (CEMETERY & ROADWAY) S 33,207,174 S 57,881,300
HAZARDOUS WASTE REMEDIATON (18.6% OF 12.5 ACRE DEMOLITION AREA) 930 ™ NA NA S 3,963,000
SITE DEMOLITION AND CLEARING (125 ACRES) 5,445,000 SF NA NA S 7,135,800
SITE DEMOLITION AND CLEARING (12.5 ACRES) 544,500 SF NA NA S 211,900
SITE DEMOLITION AND DISPOSAL (12.5 ACRES) 544,500 SF NA NA S 2,857,400
BUILDING DEMOLITION AND DISPOSAL 5,445,000 SF NA NA S 20,839,400

CLEARING AND GRUBBING (125 ACRES) 5,445,000 SF S 0.07 S 381,150 NA

ROADWAY W/UTILITIES* 2,160 LF S 2,125 S 4,590,000 NA

DEMO, CLEARING AND DISPOSAL FOR ROADWAY IN ARDA 72,960 SF S 5.65 $ 412,224 NA

UNCLASSIFIED FILL 1,100,000 cyY S 450 $ 4,950,000 NA
SITE IMPROVEMENTS 544,500 SF S 6,261,800 S 6,261,800
SITE DEVELOPMENT** 544,500 SF S 14,857,000 S 14,857,000
SITE UTILITIES 544,500 SF S 1,755,000 S 1,755,000
BUILDING & SITE DIRECT COST SUBTOTAL S 35,699,874 S 60,374,000
ESTIMATED CONSTRUCTION COST W/0 ESCALATION S 35,699,874 S 60,374,000
ESCALATION TO START OF CONST. 40 Mo @ 0.42%/Mo. S 5,997,579 S 10,142,832
ESCALATION TO MIDPOINT 15 Mo @ 0.42%/Mo. S 2,249,092 S 3,803,562
CONTINGENCY = 5% S 2,197,327 S 3,716,020
ARCHITECTURAL / ENGINEERING*** S 5772822 S 4,777,600
OTHER PROJECT COST (ROUGH ESTIMATE)*** S 7,082,234 S 8,099,000
TOTAL ROM PROJECT COST ESTIMATE $ 58,998,929 S 90,913,014

* 40' wide access from the south (960') and north (1200')
** Includes NTS Basin

***For Golf Course, includes Roadway and Grading Engineering Services (Removed Special Consultants, Material Testing and Mitigation)

ATTACHMENT 3
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